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February 13, 2017 

City of Mount Vernon 
Community & Economic Development  

P.O. Box 809 / 910 

Cleveland Avenue Mount Vernon WA 98273 

 
RE: Proposed new Skagit Valley Family YMCA facility at 1901 Hoag Road 

 Justification for Proposal 

 

Zoning:  P, Public 

Comprehensive Plan Designation:  CH, CC, S (churches, community colleges, schools) 

Current Site Use:  Vacant Land 

 

The following analysis is a comprehensive response to the development standards as listed in the Mount 

Vernon Municipal Code Chapter 17.30, P Public District.  

 

 

ITEM MVMC SVF YMCA COMMENTS 

INTENT 17.30.010 

The intent of these regulations is to provide areas within 

the community that are available for public uses and to 

have master plans prepared for some of those uses. (Ord. 

3429 § 74, 2008). 

NA, no comment needed 

PERMITTED USES 17.30.020 

Permitted primary uses in the P district shall include: 

 

A. Institutions such as schools, colleges, sanatoriums, 

convalescent centers and charitable uses; 

B. Churches, memorial buildings, community clubhouses 

and museums; 

C. Governmental buildings, including police and fire 

stations; 

D. Public parks; 

E. Cemeteries; 

The proposed facility meets 

permitted use (A).  The facility 

is a non-profit organization that 

provides youth development, 

early learning center, life skill 

classes, etc.  

 

The proposed facility also 

meets item (B) as a community 

clubhouse.  The facility will 

have meeting spaces, 

recreational activities, and 

learning facilities. 
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F. Public and private vocational and technical schools; 

G. Emergency shelter for the homeless; provided, an 

emergency shelter for the homeless shall not be located 

within a 1,000-foot radius of any other emergency shelter 

for the homeless and an existing shelter shall not expand 

the existing square footage of their facility to 

accommodate additional homeless, except that the hearing 

examiner may approve a location within a lesser distance 

or an increase in square footage of the existing facility to 

serve additional homeless if the applicant can demonstrate 

that such location will not be materially detrimental to 

neighboring properties due to excessive noise, lighting, or 

other interference with the peaceful use and possession of 

said neighboring properties; and provided further, an 

emergency shelter for the homeless shall have 100 square 

feet of gross floor area per resident as defined by the city 

Building Code (MVMC Title 15); and provided further, an 

emergency shelter for the homeless shall have any and all 

licenses as required by state and local law; 

H. Open space, wetland preserves, agricultural and critical 

areas; 

I. Public utility buildings, telephone exchanges, sewage 

pumping stations, electrical distribution substations, water 

tanks, water pumping stations and similar developments 

necessary for the operation of a public utility; and 

J. Commercial or public parking garages and/or 

commercial or public surface parking. (Ord. 3429 § 75, 

2008). 

 

The proposed facility also 

meets item (H) as it connects to 

the public wetlands adjacent to 

the site as well as the Ted Reep 

Trail. 

ACCESSORY USES 17.30.030 

A. Permitted accessory uses in the P district shall include 

those uses and activities customarily associated with and 

necessary to the operation of the permitted primary use. 

This shall include day nurseries, preschools, heliports, 

medical office buildings (MOB), when associated with, 

and included as, part of the master plan for a hospital, and 

college housing/dormitories (group living quarters for a 

student body), subject to the regulations of the R-4 

multifamily residential district and included as part of a 

master plan for a college, and where it can be shown the 

particular accessory use is necessary to and customarily 

associated with the particular permitted use. 

B. Each primary building or structure may be permitted to 

have one accessory building, which is exempt from 

NA, no comment needed 
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building permit requirements, by definition of the 

International Building Code (120 square feet or less). 

These exempt structures are required to be shown on the 

master plan. 

CONDITIONAL 

USES 

17.30.040 

Uses permitted by a conditional use permit in the P district 

shall include: 

A. Recreational vehicle (RV) parks subject to the 

following requirements: 

Item (A) NA, no comment 

needed. 

ADMINISTRATIVE 

CONDITIONAL 

USES 

17.30.045 

Uses permitted by an administrative conditional use permit 

and classified as a Type II permit in the P district are as 

follows: 

A. Parking lots located separately from a permitted 

primary use. 

Item (A) NA, no comment 

needed. 

 

LOT AREA AND 

WIDTH 

17.30.050 

There are no limitations on lot area and width. 

NA, no comment needed. 

 

SETBACKS 17.30.060 

Minimum setback requirements are as follows: 

A. Front yard: 10 feet. Buildings on corner lots and 

through lots shall observe the minimum setback on both 

streets. For properties that front on an arterial, the 

minimum setback from the right-of-way shall be 25 feet. 

The community and economic development and public 

works directors can through a Type I decision process 

administratively reduce, for good cause shown, this 

setback. 

B. Side and rear yards: none, except along any property 

line adjoining a residentially zoned district, with no 

intervening street or alley, there shall be a setback of 20 

feet.  

The proposed project will meet 

all setback requirements. 

MAXIMUM LAND 

COVERAGE 

17.30.070 

Repealed by Ord. 3267 

NA, no comment needed. 

 

BUILDABLE AREA 

CALCULATION 

17.30.071 

Repealed by Ord. 3267 

NA, no comment needed. 

 

BUILDING 

HEIGHT 

17.30.080 

Maximum building height in the P district shall be four 

stories, but not more than 50 feet. Building height in 

excess of four stories or 50 feet may be approved through 

the conditional use process. Uninhabitable portions of 

structures such as a church spire, fleche, campanile or high 

The proposed project will not 

exceed the maximum allowed 

building height (50 feet).  The 

project proposes a maximum 

two story structure. 
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nave, a dome and lantern or a clock tower may be 

permitted to exceed the height limit; provided, such 

appurtenances are not intended as advertising devices. 

SPECIAL 

REGULATIONS 

17.30.090 

For all uses allowed under this chapter that are 10 acres in 

size or larger, a master plan shall be prepared. The master 

plan shall be processed as a type IV permit under Chapter 

14.05 MVMC and shall meet the requirements outlined 

below. A site plan for each permitted and conditional use 

under 10 acres shall be prepared and reviewed as a type III 

permit under Chapter 14.05 MVMC for new construction 

or major addition(s) to an existing structure as determined 

by the development services director. 

A. Master Plan Submittal Requirements. The master plan 

shall include proposed land use information (land use, 

densities, site design, adjacent uses, circulation, utility 

corridors and alignments, wetlands) for review and 

approval by the city pursuant to the procedures of this 

chapter. The master plan shall also be accompanied by a 

phasing plan describing the general boundaries of each 

phase and the expected date at which a detailed site plan 

for that phase will be submitted. No project to be 

developed in phases may exceed 10 years from the time 

the master plan is approved until the final plan is 

submitted. 

B. The master plan shall be reviewed by the hearing 

examiner, recognizing the lesser level of detail included in 

the master plan application. 

C. Subsequent applications for approval shall be consistent 

with any approved master plan and shall contain all of the 

detailed information and materials deemed necessary by 

the development services director to adequately review the 

project. 

The project site is a vacant, 

5.29 acre parcel.   

 

A site plan for the proposed 

project will be prepared and 

will follow the Type III review 

process (under 10 acre 

proposal). 

LANDSCAPING 17.30.100 

Landscaping shall be required pursuant to the terms of 

Chapter 17.93 MVMC. 

The proposed project will meet 

all landscaping requirements 

per Chapter 17.93 MVMC.  (P) 

zone requires a minimum of 

15% general landscaping 

including 10% of the parking 

area landscaping.   
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Landscape calculations, plans, 

etc. will be submitted showing 

compliance. 

PARKING 17.30.110 

Parking shall be provided pursuant to the terms of Chapter 

17.84 MVMC. 

The majority of the required 

off-street parking will be 

provided on site.  The 

remainder of the required 

parking will be provided on the 

adjacent parcel (Salem 

Lutheran Church).  A shared 

parking agreement is already in 

place, which states that 98 

parking spaces are allotted for 

the proposed project use.  The 

site will also include bus 

parking, pick-up/drop-off 

zones, and screened delivery 

truck access. 

SIGNS 17.30.120 

Signs shall meet the requirements as provided in Chapter 

17.87 MVMC for a comprehensive sign plan. 

A detailed Sign Plan showing 

type, height, etc. will be 

submitted for Staff review 

along with a site plan showing 

location. 

SITE PLAN 

REVIEW 

17.30.130 

All developments in this district shall be subject to a site 

plan review as provided in Chapter 17.90 MVMC. 

A master site plan will be 

submitted for staff review and 

approval.  The site plan will 

show all required information 

for approval, including but not 

limited to, boundaries, wetland 

buffers, parking areas 

(including stall dimensions, ADA 

access, driving and pedestrian 

circulation, etc), landscape 

calculations and locations, 

building footprint, utility 

locations, and adjacent land 

uses, among others. 

DEVELOPMENT 

EXCEPTIONS 

ADJACENT TO C-

1 DISTRICT 

17.30.140 

In cases where a permitted or conditional use in the P 

district is adjacent to a C-1 district, the setbacks, lot 

coverage, building height, landscaping and sign 

requirements of the C-1 district may apply provided all 

other development regulations of the P district are 

observed.  

NA, no comment needed as this 

site is not adjacent to a C-1 

zone. 
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If you have any questions, comments, or concerns please don’t hesitate to contact me. 

 

 
Sincerely, 

 

 

 

 

Jeremy McNett, Assoc. AIA 

Owner’s Representative, SVF YMCA 
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Underwood & Associates, llc 
1005 Fourth Street   -   Anacortes, Washington, 98221      360.588-0471 

 

              January 27, 2017 

City of Mount Vernon 

Community & Economic Development  

P.O. Box 809 / 910 

Cleveland Avenue Mount Vernon WA 98273 

 

RE: Legal Description, 1901 Hoag Road, Skagit Valley Family YMCA 

 

To Whom It May Concern: 
 

Attached is a copy of the Legal Description and Ownership of the referenced property. 
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February 15, 2017 

City of Mount Vernon 
Community & Economic Development  
P.O. Box 809 / 910 
Cleveland Avenue Mount Vernon WA 98273 

 
RE: Proposed new Skagit Valley Family YMCA facility at 1901 Hoag Road 
 SEPA Project Narrative 
 
Zoning:  P, Public 

Comprehensive Plan Designation:  CH, CC, S (churches, community colleges, schools) 

Current Site Use:  Vacant Land 

Special Site Features:  A wetland exists adjacent to the parcel on the west property line.  A wetland buffer 

extends onto the site.  The Ted Reep Trail head is on the west portion of the site. 

Soil Type:  Loose to medium fill up to 6’ was detected by GeoEngineers during soil boring tests with 

another 12” of top soil.  The underlying native soils are stiff to very stiff silt/clay.   

 
     The proposed project consists of the construction of two structures to house the Skagit Valley Family 
YMCA.  The main building is currently planned to be approximately 56,000 sf.  This building will house: 
the natatorium with a four to six lane pool and second, warm water recreation pool for aerobics, swim 
lessons, and physical therapy; a gymnasium with running track; locker and changing rooms for families, 
men, and women; wellness center with two exercise rooms; a teaching kitchen; a community room; teen 
center; staff and administration offices; support facilities, which include restrooms, mechanical rooms, 
boiler room, electrical room, and storage areas. 
     The accessory building will house the early learning child care center and is proposed to be 
approximately 5,900 sf.  This facility will include four classrooms, washrooms, common areas, staff 
offices, and storage spaces. 

 
Space Summary: (does not include halls, utility, or mechanical spaces) 

� Pools and locker rooms:  13,000 sf 
� Gym, track, studios:  14,000 sf 
� Teen center:   1,000 sf 
� Wellness center:  7,000 sf 
� Teaching kitchen:  1,200 sf 
� Community Room:  4,300 sf 
� Staff/Admin. offices:  2,000 sf 
� Support spaces:   2,500 sf 
� Early Learning Center:  5,900 sf 
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     The site is currently vacant land and totals 5.29 acres or approximately 230,628 square feet.  The site 
has a wetland buffer along its western edge, which will be maintained.  The parking area and driving 
lanes is estimated to be approximately 56,259 sf.  The remainder of the site will be maintained for 
landscaping, lawn, and stormwater retention.  The project is not currently planned as a phased 
development.  The facility is expected to be completed in March of 2019.  The site will be accessed off of 
Hoag Road. 
 
     No offsite improvements are currently planned or expected.  The total estimated construction cost is 
$16 million.   
 

Approximate Lot Coverage is as follows (subject to change as design and parking are finalized): 

  Main Building:   36,500 sf (footprint) 

  Early Learning Center:  5,900 sf (footprint) 

  Patios & Walkways:  11,403 sf 

  Parking & Driving Lanes: 56,259 sf 

 

 Total Lot Coverage:  110,062 sf 

 Total Lot Size:  230,628 sf 

 Coverage Percentage:  47.7% Impervious Area (percentage coverage) 

 

     There will be approximately 6,200 CY of site cut, 5,800 CY of site fill leaving a net of 400 CY of cut and 

haul.  

     No trees exist on site, therefore, no trees are to be removed.  There is no expectation or current plans to 

dedicate any portion of the property to the City. 

 

If you have any questions, comments, or concerns please don’t hesitate to contact me. 

 

 
Sincerely, 
 
 
 
 
Jeremy McNett, Assoc. AIA 
Owner’s Representative, SVF YMCA 
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APPROXIMATE LOT
COVERAGE

YMCA MAIN BUILDING: 36,500 SF

PARKING & DRIVING LANES: 56,259 SF

EARLY LEARNING CENTER: 5,900 SF

PATIOS & WALKWAYS: 11,403 SF

TOTAL LOT COVERAGE: 110,062 SF

TOTAL LOT SIZE: 230,628 SF

PERCENTAGE COVERAGE: 47.7%

ON-SITE PARKING STALLS 146 STALLS
OFF-SITE PARKING STALLS 100 STALLS
TOTAL PARKING STALLS 246 STALLS

APPROX SITE CUT: 6,200 CY

APPROX SITE FILL: 5,800 CY

APPROX NET CUT: 400 CY

YMCA MAIN BUILDING
FF 49.50

EARLY
LEARNING
CENTER
FF 49.50
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